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Abstract 


Looking around the old districts of famous cities from all over the world, most of the urban 
area can maintain over one hundred years or over hundreds of years in their primeval 
architectural style. Even if it is a new building, its style and appearance, including building 
height and material and so forth will be required to follow the rules to be in harmony with the 
surrounding fabric. The shops on these streets may be mainly self-employed, having a long 


history of retail in the nearby communities. 


In Hong Kong, almost all of its urban areas have been developed and redeveloped many times 
after WWII, and because of this, very few contiguous urban neighbourhood sites have 
buildings that are consistent in age and architectural style. The buildings in this area appear 
to be of a quality that can qualify as architectural heritage, and therefore forming a contiguous 
heritage cluster and a heritage neighbourhood area. However, this has never been 
investigated. In addition, the area is under high threat, as there is a developer’s plan to 
demolish all the buildings and redevelop the entire area. There is urgency to study and 


document this site before it is completely gone. 


Under this circumstance, the intact sites with characteristics that are consistent in age and 
architectural style need to be thoroughly studied and protected accordingly. By chance, Kai 
Yuen Street site may have such characteristics. From my preliminary findings, | discovered that 
the site is highly under threat from on-going and future development. Given this awareness, | 


realize that there is urgency to study and document the site before it is completely gone. 


Through documentation of selected 19 buildings at Kai Yuen Street, this dissertation intends 
to document the condition of the existing group of buildings dating from 1950s to 1960s and 
also the neighborhood relationship at Kai Yuen Street. This will be the original record of this 


area and will be my original finding of my dissertation. 
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Chapter 1 


Research Framework 


1.1 Background 


Under the dominance of economic benefits, capitalism and globalization, Hong Kong’s urban 
development has always been a cycle between “dismantling” and “constructing”. What is 
dismantled is the community that hinders economic development, in order to make room for 
the construction of and international city, to cope with the image and appearance of the 
metropolis, and to avoid the international to see the old, shabby, chaotic and poor side of 


Hong Kong. 


The old building is not only an important part of modern urban tourism, but also a sample of 
the social and historical development of a city. However, the constructions of Hong Kong have 
been driven by the real estate market. Hong Kong seems too eager to become a cosmopolitan 
city so that all the old buildings have been pushes down and turned into new skyscrapers. In 
some districts, older buildings having been demolished thereby removing some significant 


memories. 


Looking around the old districts of famous cities from all over the world, most of the urban 
area can maintain over one hundred years or over hundreds of years in their primeval 
architectural style. Even if it is a new building, its style and appearance, including building 
height and material and so forth will be required to follow the rules to be in harmony with the 
surrounding fabric. The shops on these streets may be mainly self-employed, having a long 


history of retail in the nearby communities. 


Mr Liang Sicheng once said that the conservation principles of cultural relics are to be 


‘repairing the old as it is’ ((@#% 40#4) and ‘sick but prolong life’ (77373 HEZE).1 They mean that 


1 PRSASA, (RAMPS AHRAV EH 2: BARKIARNAAAS) . PHM, 2015, 
(http://www.urbanchina.org/n/2015/0817/c369537-27474403.html). 


the cultural relics are inevitably to be free of diseases. What we have to do is to prolong the 
life of the relics and they must be brought sick for a long period of time. These principles can 
be applied on relic, world heritage and historical buildings, and also for the general old 
buildings in the city. There are a large number of general old buildings in the city, including 
public buildings, industrial buildings and residential buildings and so forth. They do not have 
an amulet of legislative protection. In the process of urban renewal and the driving force of 
the economic markets, they often have to face their fate of being ‘erased’ from the cities. In 
fact, the common features of the numerous outstanding architectures from different periods, 
including ancient, modern and contemporary are all reflected the technological level and 
cultural values of the time. From the continuity of history point of view, the city appearance 
is not constituted only by the ‘points’ that formed by a small number of cultural heritage 
buildings, but also and mostly constituted by the ‘line’ and ‘plain’ formed by a large number 
of general old buildings of different periods and types. History is continuous. Reservation 
should also be continuous. An impressive city must have a certain amount of general buildings 


that were left from different period. 


The concept of ‘point’, ‘line’ and ‘plain’ principles of conservation are well known to academics 
in Hong Kong. The government issued the consultation Document on the Review of the 
Protection of Cultural Relics and Buildings’ on 2004, proposed the concept of ‘point’, ‘line’ and 
‘plain’ for conservation.* These principles advocate that the scale of the conservation should 
be maximized as long as the resources are adequate. The ‘points’ could be individual old 
buildings or can be extended to a group of buildings within a certain large area. The ‘line’ could 
be a street with rows of old buildings. The ‘plain’ are constituted by several ‘lines’ and ‘points’. 
The Antiquities and Monument Office rose up the discussion of using this concept to preserve 
some streets or areas with heritage features (such as Tai O, Kowloon City, Tai Hang and Sai 
Ying Pun). They also raised the question that should we restrict the development of such 
streets or areas. For example, limit the use, height and design of buildings on the street or 


within the specific district. 


2 HE a, CAHSEE ESE RATE) ,2014, pp13-21. 


However, the reality is that conservation in Hong Kong invariably confine to the rated historic 
buildings. In terms of historical building rating system in Hong Kong, the current historical 
building rating mechanism is mainly for buildings before the 1950s. Antiquities and 


n” a“ n” “ 


monuments office (AMO) base on their “historical value”, “architectural value”, “combined 
¥ , 

value”, “social value and regional value”, “the level of preserving the original form” and “rare 

level” six standard scores. In the second stage, all buildings are then categorized by the three 


parameters of history, type and grouping to review the score of the building in the first stage. 


3 


More often than not, the historic buildings are standing alone among a group of sharply 
antipathetic new developments. The unrated old buildings, even they are sometimes as old as 
some rated historic buildings and they are just within the same street, are demolished. There 
are thousands of rated historical buildings in Hong Kong, but very few contiguous urban 
neighborhood sites have buildings that are consistent in age and architectural style, let alone 


the new development would be restricted to be in harmony with the old buildings. 


In this circumstance, the intact sites with characteristics that are consistent in age and 
architectural style need to be thoroughly studied and protected accordingly. By chance, Kai 
Yuen Street site may have such characteristics. From my preliminary findings, | discovered that 
the site is highly under threat from on-going and future development. Given this awareness, | 


realize that there is urgency to study and document the site before it is completely gone. 


3 |bid., p.4. 
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Fig. 1.1, Location Map of North Point Kai Yuen Street in Hong Kong. (Source: Town Planning Board Statutory 
Planning Portal 2) 
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Fig. “L2, Location Map of Kai Yuen Street in North Point (in red). (Source: Town Planning Board. 
http://www. info.gov.hk/tpb/en/S_H8 25/R_S H8 25 Annex _1.pdf) 


1.2 Site introduction 


The large slope behind the North Point Healthy Garden, called Kai Yuen Hill, is composed of 


Kai Yuen Street and Kai Yuen Terrace. 


Although today there are many older buildings within this area, this area was once a luxury 
residential area in North Point. Kai Yuen Street is a residential area, up ona hill, removed and 
a little isolated from North Point. One end of the Kai Yuen Street is connected to the Kai Yuen 
Terrace and Tanner Road, and the other end forms the uphill road to the Bedford Garden. The 


hill features a steep slope facing Tanner Road is called Kai Yuen Mountain. 


18 residential buildings about 5 to 7-storey high are located on the east side of Kai Yuen Street. 
Some of these buildings are distinguished by their streamlined rounded corner on the most 
edge of a building and curvilinear profiles on the lower floors with few garage and shops 
situated on the first floor. They are located opposite to the demolished Kai Yuen upper & 


lower lane site which is new development now. 


Kai Yuen Street is zoned “CDA(2)” comprehensive development area on Outline Zoning Plan 
(OZP) in an area of 1.53ha. The CDA zone is entitled by Town Planning Board (TPB) as an 
effective planning tool in facilitating urban restructuring by adding planning conditions to 
require a developer to submit a Master Layout Plan (MLP) before development commences, 
provide certain facilities and public spaces for citizens. Number (2) means Column 2, whose 
uses may be permitted with or without conditions on application to the Town Planning Board, 


comparing to the other column 1 use always permitted.* 


4 Town Planning Board, COMPREHENSIVE DEVELOPMENT AREA, 2018-3-27, 1. 
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Fig. 1.3, Site plan of KYS. The site in red is research area, the demolished KYS district in blue. (Source: MPC Paper 


No. 4/15 for Consideration by the Metro Planning Committee on 22.5.2015, Review of Sites Designated 
“Comprehensive Development Area” on Statutory Plans in the Metro Area for the Year 2014/2015) 


The Kai Yuen Street used to enjoy a superior geographic location with low density housing 


around it, close to the largest Chinese renaissance palace mansion owned by a renowned Chan 


family in Hong Kong - Chan Wai Chow (#4 Jl).° 


New World Development Company Limited (NW) bought and demolished the buildings 
located on Kai Yuen Upper Lane and Kai Yuen Lower Lane which are located adjacent to Kai 
Yuen Street, and plan to redevelop the site as an integral urban renewal program. Eight new 
blocks of high rise residential buildings, 27-28 stories and up to 120 meters high, will be built 
here. It is another invasion by the real estate industry into the 1950's and 1960's residential 
construction in Hong Kong. The living environment became worse because of more noise and 
traffic coming with the new development. And the sea view is also blocked by high rise new 


development. 


Many literary anecdotes happened here. It is said that the well-known novelist Elieen Chang 
(ke 4), historian and political commentator Changfeng Sima (=) 3 4 Jl), the famous 
Shanghai actress of Peking opera Meng Xiaodong (im. /]\&) lived here before. By this celebrity 


effect, some people came here for visit. 


Before looking into the cultural significant, we shall understand the background of Mid- 
century Modern architecture in Hong Kong. The term ‘Mid-century Modern’ describe the 
design movement in interior, product design, architecture, and urban development from the 
middle of the 20" century.® As some would argue the period is specifically limited from 1947 
to 1957, it roughly lasted from the mid-1933s to mid-1965s. This movement grew in America 
based on earlier movement such as Bauhaus which began in Germany, when Bauhaus 
architects and designers migrated to America during and after WWII. After the WWII, there 
was an expansion of cities and suburbanization in the USA. Along with that emerged a demand 
for modern furnishings for the new, quickly built modern homes, such as the Eichler homes 


built in California by Josef Eichler. Technological advances led to production and development 


SHEA, Lege VEE LEZE, 1920-1945 = Illustrating Hong Kong historical buildings, 224 
° ATEN, CLEAN LINES, OPEN SPACES: A VIEW OF MID-CENTURY MODERN ARCHITECTURE (Full Version), 
https://www.youtube.com/watch?v=yqB_sl3xnmM. 


of a range of new materials making it possible to explore new textures and effects, colors and 
new form. The distinguishing features of Mid-century architectures are: 

=" Functionality is the most important as form follows function; 

=" Uncluttered and sleek lines with both organic and geometric forms; 

=" Minimal ornamentation; 

=" An exploration of different traditional as well as non- traditional materials; 


= The juxtaposition of different, and sometimes contrasting materials’ 
1.3 Focus and Scope 


In this thesis, | will focus on establishing the significance of the Kai Yuen Street Area. 


In this thesis, | will map tangible and intangible aspects of the site, and find out for each 
individual building its age, architect and its previous as well as current use. This will be the 
original findings of my dissertation. As to my knowledge, there was never been an 
architectural list of Kai Yuen Street. To analyze the architectural and cultural significance of 
these buildings, | will study and find out the significance of tenement buildings in the site and 


are they considered heritage. 


| will try to find out the reason why the buildings in Kai Yuen Street are not being recognized 
for conservation. By doing so, | hope there will be better understanding in conservation of the 
general residential or public old buildings: that these buildings can be saved, and in doing so 
will preserve more conservation district with their previous use and humanity communities 
rather than conserving “point” - based scattered and rated historic buildings. In order to 
understand its previous use and humanity communities, | will try to explore the social 


community here and their neighborhood relationship. 


7 ABE ABBAS, 5 Things You Should Know About the Mid-Century Modern Style, see: 
://www.thespruce.com/things-you-should-know-about-mid-century-1391827. 


| hope it will be an impetus to the planning and conservation that the new development and 
environment, which especially means the existing old building district, they should have an 
organic relationship. The new development should respect the environment instead of 


subverting them. 


1.4 Research Gap and Rationale 


In this dissertation, there is a major research gap on the architectural heritage of the research 
site, and the documentation of this architectural heritage is urgent due to the impending 
redevelopment plan — this may be the last chance to carry out the documentation. | have been 
a long-time resident in this area, and want to contribute to the protection of this site in order 
to help my reader to understand the significance of this site. This study can become the unique 
documentation of this heritage. This would be my original contribution to the study of Kai 


Yuen Street architecture in Hong Kong, as no such list has been produced before. 


1.5 Literature Review 


In the literature review, | have discovered that there is almost no research carried out on any 

aspect of the site, and the only materials found from my literature review to date are as follow: 

= None of books are found related to Kai Yuen Street. 

" None of academic papers and research theses/dissertations related to Kai Yuen Street. 

=" Only newspaper articles, mainly about historical anecdotes of famous people rumoured to 
have lived in Kai Yuen Street. 

= Internet videos on some historical anecdotes of famous people rumoured to have live in 
Kai Yuen Street. 

Specifically, architectural plans of the individual buildings and the North Point Outline Zoning 


Plan can be found on government website. 


1.6 Research Methodology 


Research from Primary Sources 


Given the lack of literature on the site, this research has to be primarily based on field study. 

In this regard, the cultural mapping methodology is adopted and carried out as follows: 

=" Carry out field study by cultural mapping on buildings built in the period of 1950-1960 in 
Kai Yuen Street, in order to produce an informative list of typical examples of this building 
typology in on this street in North Point, Hong Kong. 

=" Carry out field study by cultural mapping on culture of community neighborhood of Kai 


Yuen Street. 


The documentation of the Kai Yuen Street will include the buildings in terms of its tangible 
values on architectural information and intangible values about community neighborhood 


interaction. 


Research Questions 


At the beginning of this thesis, | prepare several research questions that | hope to answer 

through this thesis. The whole thesis structure will follow these questions logical sequence so 

that they anchor each of the chapter. 

=" What is the historical background of the site and what is its future? 

=" What are the buildings on the site and how are they consistent in age and style to be 
qualified as a contiguous heritage cluster? 

=" What is the general residents’ information of each building (How long have they lived in 
and how many people in the building?) and what are the detail stories (how is the 
community neighborhood relationship and their sense of community identity? Is there any 


collective memory of this place?) 
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Data Collection 


In the thesis, | will carry out the data collection by following process. 

= Identify the site boundaries and buildings in it. | am going to select 18 buildings in terms of 
similar ages and style. 

= Map the buildings in terms of its tangible values (architectural information) and intangible 
values (people’s stories and neighborhood relationship). 

= Analyze these mapped data. 


=" Evaluate whether the site can become a heritage site. 


1.7 Dissertation Structure 


Chapter 1: Research Framework 
Introduction including general background, focus, issues, literature gap, research basis and 


methodology. 


Chapter 2: Detail Background — The history of Kai Yuen Street, North Point 

Research will be carried out for background to the Yuen Street. Detail history of this site before 
the current buildings were built, a brief introduction of real estate development’s on-going 
development plan just outside the site, and new plans for the site in the near future. Character 


Statement and Statement of Significance will be given at the end of this chapter. 


Chapter 3: Cultural Mapping — The Tangible 

Research will be carried out for an inventory of the buildings in the Kai Yuen Street site which 

is using cultural mapping to the tangible value of the site. The process will be split into 3 parts. 

1. Conduct field surveys of the 15 buildings in the site individually and categorize their 
information. (Architectural styles, age, conditions, material, location, and significance of 
historical, architectural, contextual on physical or social). 

2. Source maps and technical documents from government departments (such as, Buildings 
Department, and Town Planning Board). 


3. Evaluate whether the site can be a heritage site. 


11 


Chapter 4: Cultural Mapping — The Intangible 
Research will be carried out for documentation of the intangible values of the Kai Yuen Street 
by interview and questionnaire the residents to document the family’s history in the buildings. 


Do one in-depth interview. 


Chapter 5: Conclusion 

The threat and opportunity future for conservation of the Kai Yuen Street. 

1. Threat: the on-going and future development plans outside and within the site. Detail on 
what has been demolished, and how the site is threatened. 

2. Opportunity: Is the community and the public aware of this site as a heritage site, what 


have they done to show this awareness? 


12 


Chapter 2 


Background of the Kai Yuen Street 


Kai Yuen Street (KYS) is located on a hill. Walk along the Electric Road to the south, cross the 
Tsat Tsz Mui Road, pass the Tanner Road and Kai Yuen Terrace, and then up the high slope is 


the Kai Yuen Street. 


LOCATION OF KAI YUEN STREET 
Sy 
a : 4 
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Fig. 2.1, Location Map and current photos of Kai Yuen Street. (Base map sourced from: 
https://www.google.com/maps, edited by the author; other photos taken by the author.) 
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2.1 Background of Kai Yuen Street before 1950 


North Point originally referred to the most northern foothills of Hong Kong Island. It was at 
the outskirts of Victoria City in the early days of Hong Kong’s opening. It was just a 
geographical name. It is roughly the same place as today’s Fortress Hill and translated as North 


Point. 


The Tsat Tsz Mui was an ancient village on Hong Kong Island. The Tsat Tsz Mui means seven 
sisters in Chinese. It was located in the Healthy Garden of Tsat Tsz Mui Road today. Residents 
used to call Tsat Tsz Mui (TTM) in the east area of Tin Chiu Street. In the 1949 demographic 
statistics, this village had more than 200 people and more than 100 houses, which was quite 
large at that time. Before the 1950s, when North Point was still undeveloped, the TTM was 


basically the other name of North Point community. 


With the reclamation of North Point in the 1920s and the development work of King’s Road in 
North Point in 1934, the Tsat Tsz Mui Village was cleared. In December 1941 during the battle 
of Hong Kong, part of the Japanese troops landed from TTM Swimming Shed to capture Hong 
Kong Island. The reclamation of TTM began in the 1930s and went through Japanese rule. In 
1948, developments were initiated on this deserted land. In 1950, the government changed 
the abandoned factory of Public Works Department during the Japanese rule into Healthy 
Village cottage area. At the same time, some of the tenement houses were built on Kai Yuen 
Street. In 1960, When North Point Estate was completed on TTM waterfront, North Point 
became a new emerging community. The name of Tsat Tsz Mui was gradually replaced by 


North Point. 


The development of real estate industry in North Point boomed after the Japanese fled from 
Hong Kong in 1945.° In order to tie in with the large number of wealthy Shanghai businessmen 
relocated to Hong Kong, the real estate developers built high-end buildings in Kin Wah Street, 
Ching Wah Street and Fort Street. Before and after the liberation of China, a lot of 


Shanghainese moved to North Point, making North Point a title of “Little Shanghai”. Later on, 


8 Bib se, VLE, and Fi 


oe 


Ra nage. REE : Raga let AL lee Wee. VS: HR i lit 3s |, 2003, 16. 
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coup broke out in countries around Southeast Asia, pushing overseas Chinses from Fujian and 
overseas Chinse from the Philippines fled to North Point. Therefore, North Point also known 


as “Little Fujian”. 


Kai Yuen Street and the adjacent three streets, Kai Yuen Terrace, Kai Yuen Upper Lane and 
Lower Lane were named after the famous Kai Yuen mansion, constructed in 1938 which was 


one of the largest Chinese Renaissance style buildings in Hong Kong.? 


Kai Yuen Mansion was located in a small basin in the foothills. The west side was a valley, a 
barren mountain on the north. The east was next to the Kai Yuen Terrace, overlooking the 
King’s Road and the bay. The south side was the uphill road. The Kai Yuen Mansion complex 
was in Chinese style, decorated with color coordination, red wall, green roof tiles, and white 
marble railing along the balcony gave a sense of majesty. However, the architectural form was 
in square shape, which resembles a quadrangular courtyard system and looked like a western 


castle. 


The main building was 100 feet wide (approx. 30m) and 90 feet (approx. 27m) deep and in the 
highest geomantic omen form of a “Hundreds of Birds Worshipping the Phoenix” in 
quadrangle dwellings. In the single-layered structure, it was increased to two levels. It was 
divided into two rows front and back and the back row was higher than the front row. The 
central gate was designed in a concave shape. The front face of the building complex was 


|” 


looked like and called “a tiger crawling down the hill” in the overall arrangement. 


The four corner of the building complex roof were gable and hip roof, and was called in the 
shape of a Chinese character “4=” (gold) in Canton. Fire lanes walls with doors were set on the 
both sides of main building. With the four “4=” in the corners, this layout was set and called 


“Four carts”. 


BRA, Bae EL ZS, 1920-1945 = Illustrating Hong Kong historical buildings (Chu ban.; /&. ed.). & 
PE SAR a] ,2015, 224 
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Fig. 2.2, Old photo of Song Qi family and their friends with Kai Yuen Mansion in the background. (Source from 
Apple Daily. https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857) 


The highest building in the center demonstrated the well-designed form of “Hundreds of Birds 
Worshipping the Phoenix”. In a word, the building complex was designed in “Four carts” as 
the main body, surrounded by four-point “4=” (gold) and “downhill tiger”, and the 


architectural scale was over a hundred bays.?° 


At the time, the land was purchased for 90,000 Hong Kong dollars. Excavation was cost over 
80,000 Hong Kong dollars. Construction fee was over 150,000 Hong Kong dollars. The interior 


design was extravagant for the time. 


10 Ibid, p.224. 
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The Kai Yuen Mansion was the dwelling place of Chan Wai Chow whose family was a big 
warlord. Chan Wai Chow, a native of Guangdong Fangcheng, is the fifth brother of the famous 
Guangdong chairman known as “Celestial King of the South” Chan Kai Tong. When 
Commander Chan Kai Tong was administrating Guangdong in 1929, Chan Wai Chow served as 
the salt commissioner of Guangdong and Guangxi and the Director of the Nonsmoking Bureau. 
In 1936, he came to Hong Kong with the dismissed Chen Ji Tang. According to “Ta Kung Pao” 


(KZ4k), the Hong Kong news reported, he and Chan Kai Tong’s wealth were derived from 


the time when he was in charge of Guangzhou and smuggling. When he retired from the 
political arena, he took the appropriation and did not confess to the Nationalist Government. 
Chan Wai Chow initially operated the trade of the China wood oil, and after the outbreak of 
the Korean War, he turned to the development of real estate and cinemas, including the Kats 
Hotels, Lux Cinema and the Sun Sing Cinema, etc. In 1947, he founded the private Zhuhai 
University in Guangzhou. Later, it was moved to Hong Kong in 1949 and renamed as Chu Hai 
College of Higher Education, CHCHE. Chan Wai Chow died at the Kai Yuen Mansion, and he 


had seven sons and five daughters. 


Chan Shu Kui, the reputable educator, who was the second son of Chan Wai Chow, graduated 
from Lingnan University (48 Fd A“). After graduation, he went overseas and earned a 
master’s degree at Columbia University. In 1938, he returned to China and became a professor 
at Fudan University in Chongqing. Then he took up a number of important positions in some 


provincial governments. 


At the end of 1940s, Chan Shu Kui moved to Hong Kong from Guangdong with his father, 
devoting himself to the fields of business, education and social welfare. He took over his 
father’s business, operating cinemas and serving as the chairman of the film distribution 
agency. He worked with his father in law Lo Ren Bo, the celebrated education inspection 
officer to operate the Hong Kong College (##YL }) by a neoteric way of one campus 
occupied by one school or shared by multiple schools. He founded a number of secondary and 
primary schools of which he was the school head and/or supervisor himself. His teachings 
enlightened countless students. Because of his tremendous contribution to the economy and 
education of Hong Kong, Chan Shu Kui was appointed a number of an education advisory 


committee by the Hong Kong Government. Furthermore, he had been the founder or the 
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chairman of some charitable organizations. Under his 20 years of leadership, the North Point 
Kaifong Association benefited the community greatly. To commemorate his achievements 
and perpetuate his aspirations, the Hong Kong College was renamed as Chan Shu Kui 


Memorial School.*+ 
2.2 Background of Kai Yuen Street between 1945 to 1970 


Kai Yuen Street experienced two great reconstructions in 1960-1980s. One construction was 
the tenement buildings group at Kai Yuen Street. No. 60-74 Kai Yuen Street tenement buildings, 
which have a round corner and fortress like base, were built at end of 1950s. The architect of 
these houses was Yum Gwunseng, who overtook most luxury mansion’s design in Hong Kong 
at that time. The descendants of the architect were interviewed by newspaper several years 
ago. The architect’s son called these fortresses like tenement buildings Eight Houses. Eight 


more houses are scattered around them, which were also built in the 1960s. 


Almost all the other tenement buildings built in the period of 1960s at Kai Yuen Street were 
designed by the same architect, Mr. Yum. His descendants explained the architect’s design 
ingenuity, such as round corner design, windows setting, finishing material and allocation of 
elevators. Many of these buildings are designed with a nine-square window, reflecting the 
functional principle of architecture design, and provide a good effect on ventilation. The 
number of these windows, nine is not only the number means long life in Chinese traditional 
culture, but also decorative effect on elevation. The intent of allocation of the elevators 


reflected the respect to the senior residents. 


During 1950s, it was the period of prosperity of not only in Kai Yuen Street, but also in North 
Point. Following the completion of the North Point Estate in 1957, the redevelopment of Ming 
Yuen area in 1960, and the opening of the North Point ferry to and from Kowloon, North Point 
became more and more prosperous. As many wealthy Shanghainese came, buying land and 


properties in North Point, made this place filling with the feeling of Shanghai. No. 16-22 Kai 


11 Chan Shu Kui Memorial School. See: http://www.cskms.edu.hk/english/info/. 
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Yuen Street building layout, has a fan-shape with an open corridor, covered with clothes 


hanging outside, and is looked like the style of Shanghai residential district. 


The Kai Yuen Upper Lane and Kai Yuen Lower Lane were two private bifurcations located at 
the middle of Kai Yuen Street. The Kai Yuen buildings built on Kai Yuen Upper Lane in 1972 
and the Fook On Building was built on Kai Yuen Lower Lane in 1959 were residential blocks, 


which were demolished and not exist anymore. 


During the period of 1945-1970, North Point was already an alive place, busy but with static 
residential area. With the ferry pier and warehouse terminals located along the waterfront, 
between the mountains and the coast were a bustling shopping street with various shops, 
banks, post offices and food market. Everything you need for daily life was abundant. Still, 
there were two secluded residential areas here. One was the Ming Yuen and the other one is 


Kai Yuen Mansion. 


We could see peace and beauty appearance of Kai Yuen Mansion from a lot of literary works. 


From the turbulent tide of cars, the embattled King’s Road was bent into a horizontal 
street on the mountain, and a white marble stone archway, engraved with two big 
characters Kai Yuen on the banners. After the arch, there were mountains standing on 
both sides, which were covered with green moss, springs flowing out, and many trees 
with long and thick branches, the shadow of trees dancing in the breeze. You cannot 


imagine there is such peaceful mountain street so close to the downtown. 


Follow this mountain street to the end until a turn. Suddenly, several rows of buildings 
appeared. A narrow street within a hundred meter long, only two or three small grocery 
stores in it, there were few pedestrians and the business was languished. A few dogs 
were sleeping in front of the door. People there walked and behaved leisurely, 
absolutely unlike the tense and hurry in the downtown. It was a small world, surrounded 


by mountains, giving people a sense of paradise. 
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The above paragraphs describe an idyllic land of peace in by the celebrated writer Sima- 
Changfeng, who lived in Kai Yuen Street for 8 years during 1970s. His narrative is relatively 


objective delineating the scenery of Kai Yuen Street before 1980. 


In 1954, the novelist Eileen Chang lived in a flat in King’s Road, North Point, and her friend 
Song Qi, who was an expert in Redology, 2 and his family lived in Kai Yuen Street. She visited 
this family from time to time during her stay in Hong Kong. Her most popular piece of photo 


in cheongsam was taken in the Orchid Heart Studio in North Point. 


In 1964, Meng Xiao Dong, the Shanghai actress of Peking opera and will of Du Yuesheng, who 
was a Chinese mob boss in Shanghai, lived in Kai Mansion for 3 years before she moved to 


Taiwan.?? 
2.3 Background of Kai Yuen Street after 1980 


Another great reconstruction during 1980s was the dismantling of Kai Yuen Mansion. It’s a 
pity that in the mid of 1970s the last descendants of the Kai Yuen Garden were said to have 
sold it by 27 million to a real estate developer, whose motivate was only money interest and 


had no sense of conserving the valuable architectures. 4 


2 “Redology” refers to the academic study of the Qing-dynasty Chinese classic Dream of the Red Chamber by 
Cao Xueqin. 

3 PSHOC, (FLEA St i) ) , 2003. 
“ASME, Rafe lel, Cal Rete ar tt Ht JAI EAC RSE) , p.304. 
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Soon after, a developer dismantled the Kai Yuen Mansion fiercely without any respect when 
the architectural plans were not yet in place.* In 1981, the demolished Kai Yuen Mansion site 
was turned into a large residential development with 12 building blocks called Bedford 


Gardens. 


Until 2007, the reconstruction project of Kai Yuen Lower Lane had been acquired by New 
World Development Limited Company (NW) for over 10 years and almost completed. 
However, it was postponed by Town Planning Board’s planning, which designated as about 10 
buildings to the West of Kai Yuen Street and the Kai Yuen Upper Lane, together with Kai Yuen 
Lower Lane into a comprehensive development area (CDA), with an area of 100,000 square 
feet. According to the then-current regulations, the independent development, which was 
only the Kai Yuen Lower Lane development can be challenged. The NW then submitted a 
proposal (No. A/H8/395) to the Town Planning Board (TPB) requesting to break up the 
comprehensive development zone into four sub-zones, allowing individual development. 
Some surveyors believed that since the comprehensive development zone involves hundreds 
of property rights, it’s impossible to develop the overall development zone all at once. It 
means the old district cannot be reconstructed if the CDA had to be carried out in an 
integrated manner. They suggested that certain planning flexibility should be provided. This 
application was approved with conditions by the TPB committee on 4.12.2009. 16 The 
applicant of the current application had consolidated the ownership of the Wai Oi Mansion 
site and proposed to merge it into Phase 1 of the comprehensive development at the eastern 


part of the “CDA(2)” zone. 


The development zone was divided into areas geographically and can be divided into 3 areas, 
the west of Kai Yuen Street, the south of Kai Yuen Street and the east of Kai Yuen Street, which 
are Kai Yuen Upper Land & Lower Lane. The documents submitted by NW’s consultants to the 
TPB pointed out that the western part of the development area (i.e. West of Kai Yuen Street), 
including North Point View Mansion, King’s Court and about 10 buildings, had a total of 198 


property rights, and some of them had just renovated in recent years, the status of the 10 


SERA, ERA ES LEE 1920-1945 = illustrating Hong Kong historical buildings, p.224. 
16 TOWN PLANNING BOARD, Minutes of 413" Meeting of the Metro Planning Committee held at 9:00 a.m. 
on12.2.2010, p.40. 
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buildings are different. NW consultant stated in the document that a row of old buildings at 
south of Kai Yuen Street was difficult to acquire due to the ownership of individual unites. 
They also stated that they had negotiated mergers and acquisitions with the owners of Kai 
Yuen Lower Lane for many years, and it was the only sub-zone in the entire development area 


that was ready for reconstruction. 


According to the records of the Building Department and the Lands Tribunal, NW’s 
development in Kai Yuen Street, including the Kai Yuen Upper Lane, Kai Yuen Lower Lane and 
No. 5 Kai Yuen Street were the largest of the 16 sites relating to old building compulsory 
auction application by Building Department since 2010. These old buildings were demolished 


at 2009 as the first sub-zone development. 


The developer was not satisfied by this plot. They not only are eyeing up the Kai Yuen Upper 
Lane and surrounding old district in Kai Yuen Street, but also eager for more interest that was 
application for relaxation of building height restrictions. The news in 2008 said that NW 
applied for relaxation of building height, as this CDA had the height limit from main level to 
baseline 120mPD and 140mPD. Even the geographical conditions here are very steep, relying 
only on a narrow road for traffic. The major proposal of NW’s new application for relaxation 
of building height restrictions from the original 120mPD to 126.5mPD. The TPB had issued 
notice only in Chinese (No. A/H8/401), informing the citizens could check the application with 
the relevant application on internet and welcome their opinion before 29 Jan 2010. The idea 
was to submit a proposal to relax the building height limit, but the notice did not specify the 


limited height. 


Actually a total of 210 public comments were received during the statutory publication period. 
All of them objected to the application. Grounds of objections included inadequate 
consultation with the residents at the application site; adverse traffic impact generated by the 
propose development and the construction traffic; unacceptable pedestrian facilities 
proposed by the developer; Phase 1 and the future phase should be developed together; 
unjustified relaxation of building height which would cause adverse impact on air ventilation 
and light penetration; lack of natural terrain study, environmental impact assessment and 


visual impact assessment; and the proposed development should follow the building height 
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restriction for the site on the Outline Zoning Plan (OZP) which was established after going 
through a due process and approved by the Chief Executive in Council. The District Officer 
(East) advised that residents in the district were very concerned about the building height. 


Strong objections were expected for any relaxation of the building height restriction. 7” 


Unfortunately, the Committee approved NW‘s MLP and application of relaxation of building 
height on 12.2.2010. 8 The government gave convenience to the developers but chose to 
ignore the local residents’ opinion, who only wat to stay a good living environment and not 


surrounded by high-rise buildings. 


In short, the Master Layout Plan (MLP) for comprehensive residential development was first 
approved with conditions on 14.12 2009. Application No. A/h8/401 for amendment to the 
MLP was approved with conditions on 12.2.2010. A s.16A application No. A/H8401-1 for Class 
B amendments to the approved development proposal was approved by the committee on 
14.1.2011.9 The D of Plan under the delegated authority of the TPB approved on 12.2.2014 
another s.16A application No. A/H8401-2 for EOT for commencement of development until 
12.2.2018. The latest general building plans for Phase 1 development was approved by the BA 


on 11.9.2013. Compliance with planning approval conditions is in progress. 7° 


Finally, the site carrying the past has been turned into a high-rise building complex with a high 
density of population now, looking down the low-rise tenements rest in Kai Yuen Street from 
above. After the phase 1 has been completed, the rest of the reconstruction will be soon to 


come. The style of the street district can only be relived in the old pictures. 


17 Ibid, p.42. 

18 Ibid, p.44. 

19 TOWN PLANNING BOARD, Town planning board guidelines for Class A and Class B amendments to approved 
development proposals, 2018,1 & 12. 

20 Metro Planning Committee, MPC Paper No. 4/15 For Consideration by the Metro Planning Committee on 
22.5.2015, Review of Sites Designated “Comprehensive Development Area” on Statutory Plans in the Metro Area 
for the Year 2014/2015, 2015, p.28. 
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OLD TIMES OF KAI YUEN SiBEEF 
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Photo source: 

No, 1: By Kelvin L. taken at August 2015. https://foursquare.com/v/kai-yuen-st-%E7%B9%BC%E5%9C%92%E8%A 1%97/4b2262acf964a520334624e3/photos 
No. 2: By Auntie G. taken at March 2014. https://foursquare.com/v/kai-yuen-st-%E7%B9%BC%E5%9C%92%E8%A 1%97/4b226 2acf964a520334624e3/photos 
No. 3: Kai Yuen Upper & Lower Lane yet be dismantled. taken at July 2009. photo from google map at Jan 2018. 

No. 4: By Yung Kam Sing. taken at March 2009. http://hkscene.blogspot.com/2009/03/41.html 


Fig. 2.3, Location Map and old photos of Kai Yuen Street. (Base map sourced _ from: 
https://www.google.com/maps; edited by the author) 
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1920-1935 (@) CITY EXPANSION 


CAR CETTI ENENT 
CARLY SE LEIVIEN 


Tsat Tsz Mui Village Ancient village of Hong Kong Island 
North Point Fortress was built Outskirts of Victoria City 
Tsat Tsz Mui Swimming She was settled | Famous swimming spot in HK 


Better connection to Causeway bay 


Influx of wealthy Chinese 


Kai Yuen Mansion was built Luxury mansion 


KYS site was designated CDA(2) 


2009 New World Developer’s land acquisition Erosion of developer 
2010 Demolition of Kai Yuen Upper & Lower Lane Break the peace 
2018 Completion of Fleur Pavilia Dim future of Kai Yuen Street 


LEDGEND [——] Closely related to KYS 


Fig. 2.1, Synchronism of Kai Yuen Street at North Point. (Graphics by the author) 


Chapter 3 


An inventory of the buildings in the Kai Yuen Street 


3.1 The disappearing memories of an Urban Heritage 


The demolition of Kai Yuen Upper & Lower Lane has brought away many objects with rich 
memories of Kai Yuen Street. When facing the reconstruction of this area which is unknown 


when will come, what else is there to leave behind for us. 
The Street 


The Kai Yuen Street area is two irregular polygon-layout uplands linked up by one steep main 
road- Kai Yuen Street, and led by two entrance slopes. Residents can take within 20mins 
walking distance through the footpath at the foothill of Tanner Road and 20mins to Chun 


Yeung Street, the prosperous wet market in North Point. 


Garage shops and renovation shops can be observed on ground floor of the architecture along 
the street. 3 of the entrances to this architecture are facing the street with wide open staircase 


and locked iron gates. 


The wall of this architecture along the street in ochre and grey, hanging clothes on the upper 


floors, the timeworn iron street nameplates have been staying still in this old district for years. 
The Landmarks 

The iconic residential buildings are distinguished by their streamlined rounded corner on the 
most edge of a building and curvilinear profiles on the lower floors with few garage and shops 


situated on the first floor. 18 residential buildings about 5 to 7-storey high are located on the 


east side of Kai Yuen Street. 
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The beautiful natural environment, the calm and quiet atmosphere, have still being kept 


partially intact from new developments and interventions. 


Through the end staircase of the architecture along the street, people can access the 
subdivided flats and the Chun Chu Temple at the end of this route which locates at the hillside, 
overlooking this whole area. In the past, many followers came to the temple to celebrate the 
annual festival that were very lively, such as Lantern festival, Hungry ghost festival and the 


birthday of Tinhau and Buddhist. 


The Life Track of Residents 


Kai Yuen Street is a residential area since 1950s. And ever since 1940s, North Point became 
prosperous as the transport had been developed and well connected with Central and 
Kowloon. The wet market Chun Yeung Street which were mixed ethnic group, also came to a 
rising economic boom. As a city center and transportation junction of the city, North Point 
residents enjoy a very convenient life. The residents in Kai Yuen Street relatively isolated from 
the chaos King’s Road, are not only enjoying the calm life up on the hill, but also still enjoying 


the convenient amenities and transport and the various daily-use goods shops down the hill. 


The garage shops and renovation shops on ground floor of some buildings are the best 
evidence of the residents’ spending power, preference and needs. Some of these shops are 
still doing their business even though most of them were closed some time ago. The reasons 
for the enduring popularity of these shops are related to the residents here. Most of them are 
middle-class people who own cars. This can be seen from many private parking spaces along 
the road. Their spending power is good and this residential area might have been a major 


consumer group for renovation business in the old days. 
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Observing the streets and buildings carefully will reshape the history of the streets and the 
lives of people. However, after the redevelopment, all this will be replaced by modern high- 
rise estates with high-end clubs and landmarks. In the future, when someone tries to 
reconstruct the history of Kai Yuen Street, the memory will end abruptly before the 


reconstruction. 


From my preliminary findings, the Kai Yuen Street site is highly threatened by on-going and 
future development. As far as | know, there has not been any research carried out to find out 
what are the more important significances of the low rise tenement building group in Kai Yuen 
Street. Within the limits of time and resources of this dissertation, | have traced 18 tenement 
buildings that are of potential heritage value, and they are compiled in the inventory given in 
this chapter. Buildings location can refer to Fig. 3.1. This list will hopefully be the starting point 
for further investigation into North Point’s history, and also the part of midcentury modern 
building’s history. Nevertheless, for all its limitations, it is the first of its kind, and it constitutes 


the “original” finding of my dissertation. 


As a basic inventory, | choose the most essential information for each building that is sufficient 
to identify and locate it, and understand its significance in terms of its history, architecture, 
and context (physical and social). For methodology, the list is categorized by construction 
period (instead of, say by building type), so as to offer easier comparison of buildings of the 
same typology. Fig. 3.2 and Fig.3.3 can illustrate the age and usage of buildings in the focus 


area. 
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Inventory of Kai Yuen Street - 
MAP 1 Location map for buildings = 
x = a ey rece Coffee , 


Gu 
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=) Focus area of Kai Yuen Street 
[55] Existing Residential Building E55) Garage shop 


Fig. 3.1, ee of Kai Yuen Street for location map of buildings. 


e.com edited by the author) 


Inventory of Kai Yuen Street - 
MAP 2 Building Usage a 


=i Focus area of Kai Yuen Street 
E25] Existing Residential Building C55) Garage shop 


Flg-3 3.2, piven any: ot Kai Yuen Street for building usage. (Base map sourced from: 
sle.com/maps; edited by the author) 


(Base map sourced 


from: 
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Inventory of Kai Yuen Street - 
MAP 3 Building Age 
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Es Focus area of Kai Yuen Street 
o Construction period from 1950s [_] Construction period from 1960s cl Construction period from 1970s [2] Construction period from 1990s 
Total of 18 buildings over 50 years old Total of 4 buildings 


Fig. 3.3, Inventory of Kai Yuen Street for building age. Base map sourced from: https://www.google.com/maps. 
Edited by the author. 
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3.2 Construction: built in 1950s 


No. 1 


Building Particulars 


One of “Eight houses” /\ [ij 2 in Chinese2? 


Building Name and address 
Address 


60 Kai Yuen Street 


| Completed 


1957 


| Architect/ Owner 


Mr. Yum Gwunseng 


Building form 


Midcentury modern architecture distinguished by streamlined rounded 
corner on the most edge. 


Building Height 


5 storeys 


Construction 


Reinforced concrete 


Current use 


Residential 


5 


Number of flats 
Remark 


With large balcony and 3X3 grid staircase windows 


Significance 


Architectural 


Midcentury modern architecture distinguished by streamlined rounded 
corner on the most edge. 


Contextual (physical) 


It is the edge building of the building cluster “eight houses” built by the 
same year and architect 


Contextual (social) 


Together with the “podium“ form garage shops underneath, it process a 
diversity of social, architectural significance which is of the interest of 
the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


1 Rw, CC ae a: 


dt fi #@ fel #7 Sl OR @ HK A Jal se ) , 2013, sourced from 


https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857. 
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SEER eEd 


= 


Building Particulars 


| Building Name One of “Eight houses” /\ fil J in Chinese? 
Address 62 Kai Yuen Street 
Completed 1957 
Architect/ Owner Mr. Yum Gwunseng 
Building form Midcentury modern architecture 
Building Height 5 storeys 
Construction Reinforced concrete 
Current use Residential 
Number of flats 5 
Remark With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Contextual (social): Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


22 Ibid, https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857. 


Building Particulars 


Building Name: One of “Eight houses” /\ fi] /& in Chinese”? 
Address: 64 Kai Yuen Street 
Completed: 1957 


Architect/ Owner: 


Mr. Yum Gwunseng 


Building type: 
Building Height: 
Construction: 


Midcentury modern architecture 
5 storeys 


Reinforced concrete 


| Current use: 


Residential 


Number of flats: 


Remark 


5 


With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): 


Contextual (social): 


It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


23 Ibid, https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857 
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Building Particulars 


Building Name: 
Address: 


One of “Eight houses” /\ [i] z= in Chinese* 


66 Kai Yuen Street 


Completed: 


1957 


Architect/ Owner: 
Building type: 


Mr. Yum Gwunseng 


Midcentury modern architecture 


Building Height: 


5 storeys 


Construction: 
Current use: 


Reinforced concrete 


Residential 


Number of flats: 
Remark 


5 


With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): 


It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, 


architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


4 Ibid, https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857 
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No. 5 


Building Particulars 


Building Name: 
Address: 


One of “Eight houses” /\ [i] /@ in Chinese? 


68 Kai Yuen Street 


Completed: 
Architect/ Owner: 


1957 


Mr. Yum Gwunseng 


Building type: 


Current use: 


Midcentury modern architecture 


5 storeys 


Reinforced concrete 


Residential and decoration company 


Number of flats: 
Remark 


5 


With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): 


It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


5 Ibid, https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857 
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Building Particulars 


Building Name: One of “Eight houses” /\ [i] 2s in Chinese 26 
Address: 70 Kai Yuen Street 

Completed: 1957 

Architect/ Owner: Mr. Yum Gwunseng 

Building type: Midcentury modern architecture 

Building Height: 5 storeys 

Construction: Reinforced concrete 

Current use: Residential 

Number of flats: 5 

Remark With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Contextual (social): Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


26 Ibid, https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/article/20130422/18235857. 
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Building Particulars 


Building Name: One of “Eight houses” /\ [i] /& in Chinese?’ 
Address: 74 Kai Yuen Street 
Completed: 1957 


Architect/ Owner: 


Mr. Yum Gwunseng 


Building type: 


Midcentury modern architecture 


Building Height: 


5 storeys 


Construction: 


Current use: 


Reinforced concrete 
Residential 


Number of flats: 
Remark 


5 


With large balcony and 3X3 grid staircase windows 


Significance 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): 


It is one of the building in the building cluster “eight houses” built by the 
same year and architect 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


27 Ibid, https://hk.lifestyle.a 


ledaily.com/lifestyle/culture/daily/article/20130422/18235857. 
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Building Particulars 


Building Name: Unknown 
Address: 56 Kai Yuen Street 
Completed: Unknown 
Architect/ Owner: Unknown 
Building type: Midcentury modern architecture and distinguished by curvilinear profiles on 
the lower floors with few garage and retail situated on the first floor 
Building Height: 4-3 storeys 
Construction: Reinforced concrete 
Current use: Residential and garage shops 
Number of flats: Unknown 
Significance 


Distinguished by curvilinear profiles. 
It is part of the curvilinear “podium” of the “Eight houses” above. 
Contextual (social): Together with the “eight houses“ above, it process a diversity of social, 
architectural significance which is of the interest of the general public. 
Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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Building Particulars 


Building Name: Unknown 
Address: 58A Kai Yuen Street 
Completed: Unknown 
Architect/ Owner: Unknown 


Building type: 


curvilinear profiles on the lower floors with few garage and retail situated 
on the first floor 


Building Height: 


3-2 storeys 


Reinforced concrete 


Number of flats: 


Construction: 
Current use: 


Significance 


Residential and garage shops 


Unknown 


With large balcony 


Architectural: 
Contextual (physical): 


Contextual (social): 


Distinguished by curvilinear profiles along the Kai Yuen Street. 
It is part of the curvilinear “podium” of the “Eight houses” above. 


Together with the “eight houses“ above, it process a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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Building Particulars 


Unknown 
54 Kai Yuen Street 


Building Name: 
Address: 
Completed: 
Architect/ Owner: 


Unknown 


Unknown 


curvilinear profiles on the lower floors with few garage and retail situated 
on the first floor 


Building type/feature: 


Building Height: 2-1 storeys 


Construction: Reinforced concrete 


Current use: Residential and garage shops 


Number of flats: Unknown 


Remark Horse head walls on roof 


Significance 


Architectural: Distinguished by curvilinear profiles along the Kai Yuen Street. 


Contextual (physical): It is part of the curvilinear “podium” of the “Eight houses” above. 


Together with the “eight houses“ above, it process a diversity of social, 
architectural significance which is of the interest of the general public. 


Contextual (social): 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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Building Particulars 


Building Name: Unknown 
Address: 54 Kai Yuen Street 


Completed: Unknown 


Architect/ Owner: Unknown 


Building type/feature: curvilinear profiles on the lower floors with few garage and retail situated 
on the first floor 


Building Height: 1-2 storeys 


Construction: Reinforced concrete 


Current use: Residential and garage shops 


Number of flats: Unknown 


Significance 


Architectural: Distinguished by curvilinear profiles along the Kai Yuen Street. 

Contextual (physical): It is part of the curvilinear “podium” of the “Eight houses” above. 
Contextual (social): Together with the “eight houses“ above, it process a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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Building Particulars 


Front View (Source from google map) 


4 Rear View (Source from 


| google map) 


~! 


| — N ) 
a 
Tre 


Feature staircase windows (Source from 


https://hk.lifestyle.appledaily.com/lifestyle/culture/daily/ 
article/20130422/18235857) 


Building Name: High Life Mansion 
Address: 14-12 Kai Yuen Street 
Completed: 1958 


Building type: 


Midcentury modern architecture 


Building Height: 


6 storey 


Reinforced concrete 


Construction: 
Current use: 


Residential and garage shops 
24 


Number of flats: 
Remark 


Significance 


With large balcony and 3X3 grid staircase windows 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): 
Contextual (social): 


Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author unless specified. Base map sourced from: https://www.google.com/maps; edited by the 


author. 


No. 10 
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Overall View 


Semi-open corridor G/F colonnade Entrance and the old 


lift 


Building Particulars 


Building Name: High Life Mansion 


Address: 22-16 Kai Yuen Street 
Completed: 1958 

Architect/ Owner: Unknown 

Building type: Midcentury modern architecture 
Building Height: 6 storey 

Construction: Reinforced concrete 

Current use: Residential and garage shops 


Number of flats: 24 
Remark With open corridor and the lift has been used for over 50 years 


Significance 


Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Architectural: 


Contextual (physical): | Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Contextual (social): 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


43 


Entrance View 


Building Particulars 


i 
ES 
— 


Front View (Source from google) 


Building Name: High Life Mansion 
Address: 24-26 Kai Yuen Street 


Feature staircase windows 


| Completed: 


1958 


Architect/ Owner: 
Building type: 


Unknown 


Midcentury modern architecture 


Building Height: 
Construction: 


6 storey 
Reinforced concrete 


Current use: 


Number of flats: 


Residential 
12 


Remark 


With 3X3 grid staircase windows 


Significance 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 


windows and layout. 


Contextual (physical): 


Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, architectural 


significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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Entrance View Side View Indoor Carpark Entrance 


Building Particulars 


Building Name: / 

Address: 28 Kai Yuen Street 

Completed: 1958 (to be clarified) 

Architect/ Owner: Unknown 

Building type: Midcentury modern architecture 

Building Height: 5 storeys 

Construction: Reinforced concrete 

Current use: Residential 

Number of flats: 5 

Remark - 

Significance 

Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 

Contextual (physical): | Consistent in age and architectural style with other buildings in Kai Yuen Street. 

Contextual (social): Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 
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3.3Construction: Built in 1960s 


Building Particulars 


Building Name: 


Rear View Front View (Source from google) 


North Point View Mansion 


Address: 
Completed: 


54 Kai Yuen Street 
1961 


Building Type: 
Building Height: 


Midcentury modern architecture 
7 storeys 


Construction: 


Reinforced concrete 


Current use: 


Number of flats: 


Residential 
47 


Remark 


Significance 


With large balcony 


Architectural: 


Contextual (physical): 


Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 


Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author unless specified. Base map sourced from: https://www.google.com/maps; edited by the 


author. 
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View facing Kai Yuen Street (Source from 


google) 


Building Particulars 


Middle Entrance View facing Kai Yuen Street (Source 


from google) 


Building Name: Fortune Building 

Address: 36 Kai Yuen Street 

Completed: 1961 

Building Type: Midcentury modern architecture 


Building Height: 
Construction: 


7 storeys 
Reinforced concrete 


Current use: 
Number of flats: 


Residential 
24 


Remark 


Significance 


With large balcony 


Architectural: 


Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 


Contextual (physical): 


Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps; edited by the author. 
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View facing Kai Yuen Street Main Entrance 


Building Particulars 


Building Name: Feiloon Terrace 
Address: 44-38 Kai Yuen Street 
Completed: 1962 
Building Type: Midcentury modern architecture 
Building Height: 6 storey 
Construction: Reinforced concrete 
Current use: Residential 
Number of flats: 24 
Remark - 
Significance 


Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and 
ventilation windows and layout. 


Contextual (physical): Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): Together with other “Eight houses”, it processes a diversity of social, 
architectural significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps; edited by the author. 
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3.4Construction: built in 1970s 


No. 16 


Main View (Source from google) Entrance Street (Source from google) 


Building Particulars 


Building Name: / 

Address: 10 Kai Yuen Street 
Completed: 1973 

Architect/ Owner: Unknown 


Building type: 


Midcentury modern architecture 


Building Height: 
Construction: 


6 storeys 
Reinforced concrete 


Current use: 
Number of flats: 


Residential 
6 


Remark 


Significance 


Architectural: 


Contextual (physical): 


Contextual (social): 


Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 


Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author unless specified. Base map sourced from: https://www.google.com/maps; edited by the 


author. 
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No. 17 
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View facing Kai Yuen Street View facing Kai Yuen View facing Kai Yuen Street 


Street 


Building Particulars 


Building Name: / 
Address: 8 Kai Yuen Street 


Completed 1976 
Architect/ Owner: Unknown 


Building type: Midcentury modern architecture 

Building Height: 6 storeys 

Construction: Reinforced concrete 

Current use: Residential with garage shops on ground floor 
Number of flats: 5 

Remark - 


Significance 


Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 


Contextual (physical): | Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps; edited by the author. 
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Front View View facing Kai Yuen Street 


Building Particulars 


Building Name: King’s Court 


Address: 50 Kai Yuen Street 
| Completed: 1973 
Architect/ Owner: Unknown 
Building type: Midcentury modern architecture 
Building Height: 9 storeys 
Construction: Reinforced concrete 
Current use: Residential 
Number of flats: 24 
Remark - 


Significance 


Architectural: Smooth neat lines in geometrical form, Functionality, geometrical and ventilation 
windows and layout. 


Contextual (physical): | Consistent in age and architectural style with other buildings in Kai Yuen Street. 


Contextual (social): Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps; edited by the author. 
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3.5 Construction: built in 1990s 


Building Particulars 


| Building Name: “Eight houses” in Chinese /\ il Js 28 
Address: 72 Kai Yuen Street 
Completed: 1992 
| Architect/ Owner: Unknown 
Building type: / 
Building Height: 6 storeys 


Construction: 


Reinforced concrete 


Current use: 
Number of flats: 


Residential 
12 


Remark - 


Significance 


Architectural: 


Contextual (physical): 


It was rebuilt after the old building demolished but still in a harmony form with 
other 8 houses. 


Contextual (social): 


Together with other “Eight houses”, it processes a diversity of social, architectural 
significance which is of the interest of the general public. 


Photo by the author. Base map sourced from: https://www.google.com/maps. Edited by the author. 


8 Ibid, https: 


hk.lifestyle.a 


ledaily.com/lifestyle/culture/daily/article/20130422/18235857. 


By means of the building inventory, an initial impression was revealed. The modern material 
of its age and building form reflect the development of building technique and popular design 


element, especially people’s need in those years. 


Even though some of the buildings have restoration in recent years, the buildings built at the 
same period can still be found a lot of common in layout and decoration, such as large balcony 
and 3X3 grid windows in staircase. (See Fig.3.4) The balconies and floor area of most 
households are relatively large, which is a reflection of the family-based residents in this area. 
Furthermore, the garage business on ground floor of residential buildings can not only meet 
the demands of resident but also imply that the residents in this area are of wealthy family 


with cars. 


Inventory of Kai Yuen Street - 
MAP 4 Building Features in specific age hax 


CIA Focusarea of Kai Yuen Street @ Building withlargebalcony @ Withsemi-opencorridor @ with 3x3 grid staircase window 


cl Construction period from 1950s [_] Construction period from 1960s cl Construction period from 1970s [1] Construction period from, 1990s 


Total of 18 buildings over 50 years old Total of 4 buildings 
Fig. 3.4, Inventory of Kai Yuen Street for building features in specific ages. (Base map sourced from: 


https://www.google.com/maps; edited by the author) 


Interms of living environment, small open space can be commonly seen next to the residential 
buildings. (See Fig. 3.5) By the author’s observation, these spaces are mainly used for car 
parking. (See Fig. 3.6) Roadside parking is common like other old district area or uptown village, 
which is really rare in downtown where an inch of land is worth a thousand pieces of gold. 


Even so, indoor carpark area is still being seen on ground floor in the buildings, which were 
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constructed or rebuilt after 1970s. (See Fig. 3.6) The building separation is quite generous with 
the open space, giving the residents here a pleasant space from outside the window within 


this residential area. 


However, more remarkable, once zoom out from this area, we would find the surrounding 
buildings, which over 30 floors height residential high-rise are overlooking this low-rise 
residential area like the bottom of a well. (See Fig. 3.7, 9-11) Especially after the adjacent site- 
the new high-rise residential development of NW has been completed with the oppression 
comes with it. It makes the Kai Yuen Street site more stand out from the crowd. The best out 
of the worst is the southern hill of the Kai Yuen Street site giving a way out from the 
surrounding compressive feeling. 

But equally important is that even in this wealthy residential area, the subdivided units in the 


Kai Yuen Street No.54-58 have been still accommodated some residents. 


Inventory of Kai Yuen Street - 
MAP 5 Open Space les 


© 


IZ Focus area of Kai Yuen Street 
(1 Open Space 


Fig. 3.5, Inventory of Kai Yuen Street for open space. (Base map sourced from: https://www.google.com/maps; 
edited by the author. Data collected on 20 May 2018) 


54 


Inventory of Kai Yuen Street - 
MAP 6 Outdoor Carpark =r. 
= = ar Remy vacic Coffee 


Fanner Gardens 


ye 
\ he 
| 
ae 


Cll) Focus area of Kai Yuen Street 
@ Outdoor carpark Md Indoor Carpark Entrance 


RIB: 3-6, iauscs & of Kai Yuen Street for outdoor carpark. (Base map sourced from: 


Inventory of Kai Yuen Street - 
MAP 7 Building height Environment 


Fléur Pavilia = 
the neWhigh-rise residential 
development of NW 


=| Focus area of Kai Yuen Street 
Low rise residential buildings area within 7 floors [X=0J Skyscraper of residential area over 30 floors height 
Steep Ramp 


Fig.3-7, Inventory of Kai Yuen Street for building height environment. 


3; edited by the author; data collected on 20 May 2018) 


[7] Landscape area 


(Base map sourced from: 


e.com 5; edited by the author; data collected on 20 May 2018) 
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Fig.3-9, Cross section 1 of Kai Yuen Street and adjacent developments. (Drawn by the author) 
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Fig.3-10, Cross section 2 of Kai Yuen Street and adjacent developments. (Drawn by the author) 


; 


HE 


Fig.3-11, Cross section 3 of Kai Yuen Street and adjacent developments. (Drawn by the author) 
(555) Focus area [7 —_] Built in 1970s-1980s [1] Built in 1990s (~~ 1] Built after 2010s 
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Chapter 4 


Intangible Cultural Heritage and Oral History of Kai Yuen Street 


4.1 Introduction 


Ever since the demolition of Kai Yuen Upper & Lower Lane in 2010, the peace of Kai Yuen 
Street had been broken. Demolition of the construction site, roaring of machines, the frequent 
access of LKW, the dust in the air and the towering new buildings are oppressive, all of which 
have made the people who live in quiet life miserable. In recent years, some tenants have 
started to move out with anger. With the suspension of successive acquisitions by developers, 
the hopes of some landlords to switch to a better living environment have been frustrated. 
Some people who have deep feelings for this place had launched activities on social 
networking platforms to commemorate the past times in Kai Yuen Street and rebuke 


developers for unscrupulous profits development projects. 


To know well of the focus area, | talked with some people who have related to Kai Yuen Street 


and hope their experience and thoughts will give me some evidence of life in Kai Yuen Street. 


4.2 Stories from the Interviewees 


Three numbers of interview cases will be recorded. The interviewees represent different 


interest group, the public concern group, the tenant and the owner. 
1st Interviewee 


The 1° interviewee is called ah Tat. He is an elected member of the Eastern District Council 


Constituency of Tanner, who has lived in North Point for over 20 years. 
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He was always a bystander to Kai Yuen Street as he said he had never lived in Kai Yuen Street 
before until he decided to raise this issue as political promotion to improve community 


planning for public’s welfare. 


“Even though | have not yet lived in Kai Yuen Street, | want to do as much as | can to conserve 
it as it is right inside my territory of management.” said ah Tat. “Kai Yuen Street’s most 
valuable part was the Kai Yuen Upper & Lower Lane. The neighborhood relationship there was 
strongly cohesive. It is really a pity that it was dismantled.” “The rest of Kai Yuen Street still 
has some remarkable things. Such as the one with an old elevator which has been on duty for 
over 50 years. Some of the buildings use the terrazzo for staircase balustrade that are very 


cool and easy to be cleaned.”?° 
2nd Interviewee 


The 2" interviewee is called Lily. She is an artist and lived in Kai Yuen Street in 1990s and then 
moved out for once. Then she moved back to here from 2010 and has lived in Kai Yuen Street 
for over 10 years till now. Lily used to live in Kai Yuen Upper & Lower Lane, which were 
demolished when she first lived in Kai Yuen Street. She said that neighborhood bonding in the 
demolished district was much closer than now. When she moved back to Kai Yuen Street in 
2011, Kai Yuen Upper & Lower Lane had already been razed to the ground. Witnessing her 
home turned into high-rise buildings, the past quiet and beautiful place has been gone, Lily 
has a mixed feeling that she decided to use photography and take Eileen Chang, who was also 
inextricably linked to Kai Yuen Street, as an entry point. So as to arouse people’s feeling of pity 


caused by reconstruction. 


° Terrazzo: In addition to the wealthy people’s homes, many of the pre-war building’s thresholds, signs, and 
even the entire staircase with handrails are covered with terrazzo. The features of terrazzo material are hard and 
durable and never fade. The terrazzo craft is time-consuming, and need air- dried, soaked, polished and take 


about 10 days to finish. Sourced from: https://bkb.mpweekly.com/cu0004/20170904-49999. 
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In 2016, Lily held a photography exhibition for Kai Yuen Street and the novelist Eileen Chang. 
She hopes people will understand Eileen Chang and her feelings for Kai Yuen Street by means 


of art photography exhibition. 


She said, “Every footpath and staircase she had walked can be memorable, even though Eileen 
Chang did not live in Kai Yuen Street actually, she did come here and visit her friend Song Qi 
who lived in Kai Yuen Street from time to time during her stay in Hong Kong. We 
commemorate some people and things just because of the places they have been to. One of 
Eileen Chang’s well-known photo in an elegant cheongsam was also taken in the Orchid Heart 
Studio in North Point. However, the studio was gone for a long time.” Some of Lily’s works 
were based on a woman wearing vintage cheongsam with a nostalgic tone in Kai Yuen Street. 
By this, people may be able to read the old feelings about Kai Yuen Street and the romantic 


novelist’s past. 


As a long-term resident in Kai Yuen Street, Lily’s most impressive thing is the quiet 
environment in Kai Yuen Street and convenient daily life in North Point. “It is within a walking 
range to get to the Chun Yeung Street and subway station and a variety of old shops and new- 


style chain stores, mixed and unplanned can all be easily accessed.” 


“| enjoy birds singing in my balcony every day and | go shopping in the old shops that | cannot 
experience both in another place.” Lily’s great affection to Kai Yuen Street brought her back 
again after she left here in 1990. Strong sense of belonging towards the residents in Kai Yuen 


Street can be seen from her. 


Lily also likes to chitchat with the old neighbors, the people live next doors and the 
shopkeepers of the garage. They are acquaintances for many years. Her family would like to 
help other neighbors very often. “My neighbor even came to us for borrowing our wash 
machine,” Lily said. This close neighborhood relationship linking the individuals of different 
residents of middle class, are almost invisible in new development, which have single isolated 
entrance and little communication. “What | worry most is that if the buildings are dismantled, 


the people live there will get separated.” Lily expressed. 
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3rd Interviewee 


The 3" interview source is quoted from internet video news, which was carried out by Apply 
Daily reporters. The interviewee, Mr Yum is the descendant of Kai Yuen Mansion’s designer, 


who knows a lot of design background of residential buildings of Kai Yuen Street. 


“The Chan’s Mansion (Kai Yuen Mansion) and some of the buildings in Kai Yuen Street were 
designed by my father.” Mr Yum said proudly. He also pointed out that the 3x3 grid windows 
and a round window on top are the key features of buildings which designed by his father. As 
for the design intent of the round corner at the Eight Houses, Mr Yum explained that it was 
because of geomantic omen that the designer considered a sharp corner towards others is not 
friendly. “The old elevator installed in 12-26 Kai Yuen Street were very rare in the past, only 


the wealthy people would do.” 


4.3 Reflections from the Stories 


The community of Kai Yuen Street is not as the one as the author presume. The neighborhood 
relationship is close, demonstrated by the friendship between residents. But it is also 
independent and private. They don’t work as an association and have not gathering. It is more 
like a community with cohesive bonding in modern city, which is full of new type of 
neighborhood relationship within a new development instead of in a village. It is just the way 


the residents get used to. 


As mentioned in the previous chapter of the life track of the residents in Kai Yuen Street, from 
this we will find the relationship between the people and the urban architectures and 
environment. We can infer the user experience and the problems of the facilities that they 
use. We can estimate the frequency of utilization of the utilities the people use. We can also 


obtain what the residents like and what they are willing to do for their homeland. 
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Urban space is made up of people’s lives. People walk in the streets, pass the trees, shops, the 
buildings and even electric pillars and railings. The atmosphere, smell and sound are infiltrated 
into people’s memory. Experience is deeply hidden in memory through representation of 
various representative people and things, affecting our current and future behaviors and 


decisions.*° 


History is developed on the basis of memory. Just like a museum, it is like a memory 
warehouse, which is filled with representative objects. The description for the exhibition says 
that it is for the descendent to reconstruct the traces of the lives of the predecessors in the 
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fantasy. In fact, everyone has a similar memories warehouse. The past memory will 


suddenly come up to mind when they revisit the old places, see the scene still. 


Memory is very subjective. For example, if two people walk together on a street, their 
memories will be recorded differently because of their different personalities and experiences. 
We will never know what we have forgotten, because what is really forgotten is often 


something that has been deleted and disappeared in daily life. 


Stuart Hall pointed out that the relationship between identity and memory is that identity is 
where people are at different levels and how to describe the past. Memory reminds people 
what kind of person they are. Similarly, the past and memory of a city reminds people of what 


kind of city it is.?? 


As time changes, it is natural that things and people will change. However, under the 
reconstruction plan, the streets, buildings and original shops will disappear completely, 
replaced by landmarks of large-scale real estate, high-end clubs and hotels. The 
representatives of people’s memories will be completely replaced, along with history and a 


certain segment of the identity memory chain will also become a gap slowly. 


30 Fieth, MGBIAA eam, (AAFE HE) , SEKI, WES UGA BR BI, 2010, p.227. 

31 Ibid, p.227. 

32 Hall, Stuart, “Cultural Identity and Diaspora”, Identity: Community, Culture, Difference. Ed. Jonathan 
Rutherford, London: Lawrence & Wishart, 1990, p.222. 
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Chapter 5 


Conclusion: A SWOT-Based Methodology for Conserving Kai Yuen 


Street 


The Kai Yuen Street area is difficult to conserve, as it is not a designated conservation area and 
the buildings are privately owned properties that are free to redeveloped, and not given any 
heritage recognition in the form of Historic Graded Buildings and Declared Monuments. 
However, if the area could be conserved by means of controlled development imposed by the 
government, such as restricting the development to renovation to upgrade the properties and 
raise their values, then the site could become a precedent for a conservation district in Hong 
Kong. Under such hypothetical circumstances, preparation has to be made in order to produce 
a basis for the future conservation, and | would like to propose a SWOT-based approach to 
identify the positive and negative aspects of the site for conservation, so the former can be 


capitalized and the latter overcome. 
5.1 Character Statement 


Mid-century modern architecture group and middle class culture in the past and their way of 
life. 

Kai Yuen Street consists of low rise residential buildings built at similar age. Small open space 
can be commonly seen next to residential buildings. It has a long history as being a middle 
class residential area with a few garage shops. Even though it is surrounded by super high-rise 
residential in downtown, this area is still being a contiguous urban neighborhood sites have 


buildings that are consistent in age and architectural style. 
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5.2 Statement of Significance (SoS) 


Architectural - Contextual Value 


Feature by the streamlined rounded corner on the most edge of a building and curvilinear 
profiles, the residential buildings over 50 years old that have sustained to the modern days. 
They are excellent example of the manifestation of “form follows function” of the Modern 
Architectural Movement prosperity in Hong Kong. 

Together with the other “Eight houses”, the Kai Yuen Street residential building groups, 
they are similar but different. They consistent in age and architectural style, building 
features and height that within a low density housing area, process a rich diversity of social, 


architectural significance which is of the interest of the general public. 


Character Defining Elements (CEDs): 


Streamlined rounded corner on most edge of a building 

Curvilinear profile of the podium 

3 X 3 grid staircase window and large balcony/semi-open corridor 

Consistent in age and architectural style with other buildings in Kai Yuen Street. 
The “Eight Houses” and the podium underneath 


Relatively low density housing district 


Historic Values 


Built in 1957, the prevailing modern architectural design movement in Hong Kong, the 
“Eight Houses” building group and other residential buildings in this area best 
demonstrated the Mid-century architectural design trend in Hong Kong. 

Kai Yuen Street residential area was once located next to the demolished Kai Yuen Mansion 
and its designer was the same as the building group “Eight houses”. The “Eight houses” 


witnessed the rise and decline of the Kai Yuen Mansion. 


CEDs: 


Old residential buildings of > 50 years 


The “Eight Houses” and the underneath podium 
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Cultural-Social Value 


= Kai Yuen Street is a rare land of idyllic peace in the downtown of Hong Kong. It once 
accommodated some well-known literati and they have left remarkable literatures about 
this place. 

= It’s a long-term residential area with vibrant way of living in Kai Yuen Street residential 
area, and close neighborhood relationship linking the individuals of different residents of 
middle class, which are rare in new development in downtown. 

CDEs: 

=" Well-known literatures about Kai Yuen Street 


=" Neighborhood help each other and close related 
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5.3 SWOT Analysis 


SWOT Analysis — Environmental 


Environmental 


Strength 


Weakness 


Opportunity 


Streamlined rounded 
corner on most edge 
of a building 


Poor conditions, 
lacking proper 
maintenance 


Significant features of 
building group in the 
area might attract 
interest of general 
public. 


Building deterioration 
may lead to hygienic 
and safety problems 


Curvilinear profile of 
the podium 


Streetscape on the 
east disrupted by 
new development 


Significant features of 
building group in the 
area will attract 
research of studies. 


Further redevelopment 
will totally change the 
streetscape and 
adversely affect the 
wet market ecology 


Consistent in age, 
architectural style, 


Some of the old 
buildings have 


Being an integrity 
group of mid-century 


Demolition of existing 
old buildings will 


Residents there enjoy 
the mountain view and 
quiet life in downtown. 


convenient for 
daily walking life 
of the elderly. 


accessibility. 


building feature and been rebuilt modern destroy the integrity of 
Buildings height. because of architectures, they the building group. 
deterioration. will attract for 
further research from 
general public, 
academic studies and 
tourism. 
It’s a relatively low The adjacent new Non- uniformly New development of 
density housing district | development has managed residential high-rise will replace 
which is more brought a lot of district which are low | the existing current 
comfortable for bad effect on this rise and low density space, particularly 
residents. district, e.g. site is relatively rare in within the residential 
noise and air downtown. This area. 
pollution, wall would bring more 
effect caused by opportunity for local 
high-rise building and for city scape. 
Subtly organized of Private or Non- uniformly The new development 
open space decoration managed residential working site had 
Bublie material district which has temporarily occupied 
misplacing, lacking | many open space and | this public space and 
Spaces proper open carpark is may lead to hygienic 
management relatively rare in and safety problems. 
downtown. 
It enjoys a superior Pedestrians need It’s very close to city Traffic congestion may 
geographic location up | to climb a steep center and easy to be caused due to the 
on a hill and isolates ramp to get here. get to transportation | steep slope 
from the downtown. It’s not very station. Convenient intersection which 
Location 


looks like a bottleneck 
entry of Kai Yuen 
Street. 
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SWOT Analysis — Social / Cultural 


Social/Cultural Strength Weakness Opportunity 
It’s the close and Lack of planned/ Strong sense of Shrinking community 
Community/ habitual formal association belonging within this | (some of the old 
5 neighborhood or activities for old residential neighborhood moved 
neighborhood ‘ we tee pa : ; a. 
relationship linking public affairs. district. Improve out because of the 
the individuals of conservation land acquisition plan 
different residents awareness by by developers. 
of middle class, promoting 
which are rare in conservation 
new development in education to 
downtown. residents and public. 
Kai Yuen Street The aura of the past | The history of Kai This is a residential 
residential area has been faded as Yuen Street may area. This fame of 
used to be the the mansion was attract further celebrity effect may 
neighbor of the demolished andthe | tourism and lead to a lot of 
famous Chinese celebrities have academic studies. inconvenience to 
Culture renaissance been moved out for residents. 

mansion of Kai many years. 
Yuen. And it once 
accommodated 
some well-known 
literati and they 
have left 
remarkable 
literatures about 
this place. 


SWOT Analysis — Economical 


Economical Strength Weakness Opportunity | _sThreat 


Business relying on | Weakening A large number of The news that this site 
familiar customers. | competitiveness. regular resources. previously claimed to 
Strong bonding Conversion of be acquired by 
with customers. business type to fit developers may make 
Shop business in the residential the tenant stop renting 
(Garage shop, district the shops. Competition 
Renovation from modern chain 
company) shops with better 
economy of scale, and 
it is easier to attract 
new guests in busy 
areas. 
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5.4 Recommendation 


The objectives of recommendation, based on the SWOT analysis, are to achieve a balance 
between development and conservation that add to the long term sustainability of an old 
residential district’s community and environment in downtown of Hong Kong. Also, changes 
should benefit the resident and the community needs ahead of developers that would 


encourage sustainability within and beyond this district. 


Buildings 


= Review the rating criteria system 
The architectures in Kai Yuen Street may not meet the current rating standard system. It 
does not mean that the buildings in this area are not valuable and should be give way to 
turn into a new development. Because the value in this building group is binding with the 
social value, especially binding with the long-term residents. They cannot be reviewed 
separately. 

= Improve the management of potential historic buildings 

|. To establish a resident association and to set up a bottom-up approach in managing 
the residential district. 

ll. To effectively systemize the building management in collaboration with Planning 
Department, Building Department, Lands Department and AMO including the 
following condition to control: 

1) All new or reconstruction builds must not exceed the existing buildings’ height 
with overall design consistent with the existing buildings. 

2) Allreconstruction builds must follow the existing building style and feature, such 
as staircase windows and balcony style. 

3) Inappropriate materials such as glazed tiles or polished stone should not be used 


on the exterior. 
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Environment 


= Improve the management for waste and sundries of personal. 
|. No huddle of waste or sundries is permitted on rooftop balcony and along busy 
street. Temporary stacking place shall be allocated properly, and regular clearance of 
the wastes or sundries shall be arranged after warning the property owner. 


ll. To add new open space with outdoor furniture or sports facilities for public. 


Social 


= Sustain the social and cultural values of Kai Yuen Street. 
|. To establish the neighbor association to enhance communications and bonding 
among the neighbor of different buildings, to promote welfare and protect common 
interest, to encourage participation in discussion and decision making for 
management and development, and to collectively negotiate with the government 


or developers for issues concerning Kai Yuen Street and the neighborhood. 


Economical 


= Increase the commercial values and competitiveness of the shops’ business in Kai Yuen 
Street. 
|. To enhance the variety of shop and services to cater to residents’ need and attract 


new customers. 


5.5 Final Conclusion Statement 


Research Limitations and Future Research 


The main limitation of this research is the intangible aspect. The mapping of the tangible 
elements, (namely, the buildings) was not a difficult task, but the main difficulty was finding 
willing interviewees for the views and stories. | was only able to interview two people, but 


fortunately, they were directly relevant to my research, as one of them could be seen as 
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representative of the local residents, while the other as representative of concerned citizens 
from outside the area. Nevertheless, it will be necessary to interview more people to get a 
more complete idea of the area, especially information that would build a full picture of the 


way of life of the residents in the neighbourhood. 


Final Thoughts on Present and Future Status of the Kai Yuen Street Area 


The research on Kai Yuen Street is derived from a number of conservation-related issues. The 
buildings in this area appear to be of a quality that can qualify as architectural heritage, and 
therefore forming a contiguous heritage cluster and a heritage neighborhood area. However, 
this has never been investigated. In addition, the area is under high threat, as there is a 
developer’s plan to demolish all the buildings and redevelop the entire area. There is urgency 
to study and document this site before it is completely gone. The final goal of this thesis is to 
document and also conserve the character of Kai Yuen Street, which means indigenous 


residents neighborhood in cultural, architectural, and social aspects of Kai Yuen Street. 


With the old Kai Yuen Upper and Lower Lanes demolished, a lot of original residents disperse 
and left away from Kai Yuen Street. With the reconstruction of skyscraper residence and noble 
club house, Hong Kong has becoming a “replicating city”. Although they may have pretty 
appearances, they are no longer the way of living that the original residents experienced. For 
example, the reconstruction of Lee Tung Street has caused buildings or other objects that 


retain people and local relationships and memories to disappear. 


Different from the generation growing after a large number of urban renewal projects, the 
past lifestyles have more diversified choices. The models transform from the old streets with 
low consumption and diverse small shops to the current popular large-scale flagship shopping 
mall are also a way for urban development to strongly intervene and reverse the Hong Kong 
people’s way of expense, work and lifestyle. This subtle change in human life and even 
reconstruct their values. And the society will be disoriented by changing value. | hope that 


everyone can contribute a little strength so that we could save our homeland. 
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Appendix 2: Background Information of the Interviewees 


Interviewee1 


Basic information 


Interviewee’s Name | Tat Cheng 
Gender Male Wi Female O 
Age <18 0 18-40 yl | 40-60 O | >60 O 
Occupation Business/retail | Politics vi Artist Professional | Others 
Home address Outside Kai Yuen Street in North Point 

Interviewee 2 

Basic information 
Interviewee’s Name _ | Lily Leung 
Gender Male O Female wl 
Age <18 O | 18-40 O |40--0 WW | >60 O 
Occupation Business/retail | Politics O Artist 


vd | Professional Others 


Home address 


8 Kai Yuen Street, North Point 
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